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CHAPTER 17
SI TE VALUATI ON
17-1. Eval uati on.

a. Dredging in our Nation’s waterways and harbors is necessary to
mai ntai n navi gati on. However, the costs of dredging can sometines be justi-
fied by documenting the benefits that can be derived froma network of navi-
gabl e wat erways. Tangi bl e dollar benefits are generally savings in shipping
costs realized by shippers using the waterways. In addition to dredging
costs, the costs of disposal of dredged material from waterways are substan-
tial. In conventional disposal operations potential benefits are usually
i gnored, and the cost of the disposal operation is sinmply part of the tota
cost of the entire dredgi ng-di sposal project.

b. Dredged material can provide soci oecononic benefits if beneficia
uses are inplemented. Uses of either the material itself or the contai nment
area in which it is placed are options. Land enhancenment benefits fromthe
pl acenent of dredged material can be substantial, and highly productive habi -
tat can be devel oped on disposal sites. The value of new or filled |land or a
wet | and or other habitat created by disposal of material dredged froma proj-
ect is a valid benefit that can be credited to the overall project. Both new
and mai nt enance dredgi ng projects should eval uate | and enhancenent and benefi -
cial use alternatives. An analysis should al so be nmade of the associated
soci oecononi ¢ benefits and costs of the di sposal of dredged material. This
process shoul d consi der several alternatives for disposal including beneficia
uses, and should consider all benefits and costs, tangible as well as intan-
gi ble. A nunmber of factors need to be considered in benefits, including atti -
tudes and opi nions of local citizens, resource agencies, and environmental
groups, the general public good, and distinguishing or limting historical or
archaeol ogi cal features.

c. To aid in the evaluation of the |and enhancenment val ue and asso-
ciated benefits that can be derived by the beneficial use of dredged materia
cont ai nnent areas, a |land val ue nmet hodol ogy has been devel oped for certain
types of beneficial uses. The nethodol ogy is basically designed to provide
gui dance for projects still in the early planning stages and produces esti -
mat es of the direct market value of the created land, the related conmunity
benefits, and adverse inpacts fromthe |and use. The use of this nethodol ogy
can hel p highlight the many advant ages of the beneficial |and use of dredged
material . Project sponsors and |local officials nay gain w der public support
for beneficial use projects if they can effectively denpnstrate to the com
munity the full range of benefits from project inplenentation

17-2. Met hodol ogy.

a. Basis of Appraisal. The basis for the |and val ue portion of the
met hodol ogy is the conparabl e sal es approach often used in real estate
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apprai sal. This approach was considered the nost appropriate for the val ue
estimate of newy created | and from dredged material. For the assessnment of
associ ated benefits and adverse inpacts resulting fromthe | and-use project, a
matri x has been devised to categorize and describe all relevant effects. The
nmet hodol ogy itself can be divided into: site description, establishment of

use potential, estimate of value, and associated benefits and adverse inpacts.
The first three collectively estimate the site value changes; the fourth
identifies the associ ated benefits and/or adverse inpacts of the |and-use

proj ect .

b. Site Description. Before an analysis of the value of a site can
begin, the site nmust be described in terms of its physical features, environ-
mental setting (including natural and man-nmade areas), and relationship to the
econom ¢ structure of the area. This phase of the nmethodology is primarily a
dat a base for subsequent anal yses. Many of the itenms of inportance to the
val ue of the prepared site will emerge during the course of this data-
gat hering task. Taking the required tine to devel op the data needed for this
section of the methodol ogy, the final estimte of value can be made with nore
confi dence.

c. Establishnment of Use Potential. This section of the nethodol ogy
establishes the nost |ikely and the highest and best use of the contai nment
area after the dredged material has been placed, dewatered, and consoli dated.
Normal |y, the highest and best potential use of a piece of land, within exist-
ing legal and institutional constraints, is used as the basis for the val ue
assessment. Val ues of conparable land in the area deternine the value of the
new pi ece of land. The use potential is established by identifying current
| and uses surrounding the site, the need for certain land uses within the
area, the zoning intensity of various |levels of devel opnment, and other insti-
tutional and legal constraints. Al so, the physical characteristics previously
identified must be considered. For exanple, a disposal site made of fine-
grai ned dredged material will not be suitable for high-rise devel opnents
despite other positive attributes, but it may have use as a recreation site
where | ow | oad structures may be safely erected, or as a wildlife habitat and
nature area. Finally, the accessibility of the site to the existing infra-
structure is an inportant deterninant of practical use potential

d. Estimte of Val ue.

(1) This is the final stage of the methodology in the actual site
val uation process. For the successful acconplishnent of a value estimte, an
econom st or real estate appraiser famliar with [ and val ues shoul d be
i nvol ved. Three key functions rmust be perforned in the estimtion process:

(a) Land parcels simlar to the site to be created by the contai nnent

area and for which there are recent sale or assessment data nust be
identified.
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(b) An estimate of denmand or need for the new site nust be made based
on the information obtained in the estimte of use potenti al

(c) The relative applicability of the conmparable sites versus the new
site for beneficial uses nmust be detern ned.

(2) Values of conparable parcels are the basis on which the nmarket
value estimate i s made. Once the conparabl es have been identified and their
val ue established, a utility estimate is made to determ ne how similar, with
respect to “val ue-produci ng” factors, the conparables and the new site are
If the conmparables and the new site are sinmlar with respect to accessibility,
zoning restrictions, proximty to public services, foundation constraints,
etc., then the conparabl es can be considered to have equal utility to the new
site and be used to establish site value. Using the relative utility neasure
and the demand for the new | and use, an adjusted value for the new site can be
estimted. By conparing this value estimate with the original value of the
site before the dredged material was deposited, a |and enhancenment benefit can
be estimted for whatever beneficial use that has been proposed.

(3) Before an estimated | and val uati on can be deternined for other
t han upl and human-use sites, values nmust be deternined for such potential site
uses as wetl ands and other types of habitat devel opment, nonconsunptive
recreation, fish nursery areas, conmercial and nonconmercial shellfish and
finfish industries, aquatic vegetation, endangered species critical habitat,
water quality, and other difficult-to-estinmate variables. These types of
val ues are extrenmely controversial and hard to assess. None of the scientists
working in their fields in the devel opment of val ues agree on uniformesti-
mat es. Val ues often need to be assigned on a site-specific basis. WES has
been coming to grips with this problemthrough the Dredgi ng Operati ons Tech-
ni cal Support Program and Wetl ands Research Program WES often assists
Districts in reaching estimted val ues of new or proposed dredged material or
mtigated sites.

e. Associated Benefits and Adverse |npacts.

(1) The direct increase in market value of a site fromthe placenent
of dredged material is an inportant |and enhancenent benefit; however, the
i nduced associ ated benefits and/or adverse inpacts can al so be substanti al
These benefits and inpacts may touch many different econonmic groups in a wde
geographi c range away fromthe site. The nethodol ogy can assist in identify-
ing these benefits and inpacts, describing their nmagnitude and significance,
and di splaying them for decisionmakers and the public.

(2) Two guides were devel oped by Conrad and Pack (item 15) to assi st
in identifying the significant benefits and inpacts resulting fromthe benefi-
cial use of dredged material contai nnent areas. One guide graphically shows
the rel ati onshi ps of various categories of effects which could result froma
productive | and use. The other lists specific types of social, econonic, and
environnental factors that m ght be affected by the beneficial use. These
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gui des are by no neans all-enconpassing but provide a framework for identifi-
cation of the inportant benefits and adverse inpacts.

(3) Once the benefits and adverse inpacts are identified, a matrix can
be used to describe and evaluate them The matrix should have a sinple struc-
ture, and the evaluation is based on the judgnent involved in the process. No
general wei ghting system was consi dered appropriate for the eval uation of
t hese associ ated benefits and adverse inmpacts. However, a matrix should all ow
this subjective evaluation to be displayed so that other interested parties
can review them An inportant point should be renmenbered when using this
nmet hodol ogy. The entire methodology is intended as a set of guidelines, and
it involves the application of sound judgnent in a multidisciplinary group
Devi ati on fromthe nmet hodol ogy nay be warranted where sound judgment dictates
that the situation being investigated does not lend itself to application of
t he net hodol ogy, such as when dealing with habitat applications of a site.

17-3. Case Studies. In devel oping the nmethodol ogy, 15 case study sites were
exami ned and the nethodol ogy tested on each (item 15). As devel oped, the

nmet hodol ogy is to be used on undevel oped sites for planning purposes. Sites
that were already devel oped were selected in the interest of getting a diverse
group for testing. The results of the case studies indicated that the nethod-
ology is flexible and adaptable to a wide range of sites. Table 17-1 lists
the case study sites along with their physical and dredged material character-
istics. Table 17-2 shows the settings of the case study sites. Table 17-3 is
a conpilation of the estimted change in | and values of the sites as a result
of devel opi ng them for upland beneficial use. The val ues indicate that,

t hrough beneficial use application, dredged material containment areas can
realize significant increases in value. The wi de range of value increases
shows that the value increase is a site-specific characteristic. The nethod-
ol ogy, however, allows an estimation of this change before the site is devel -
oped. Table 17-4 is presented to show the types of associated benefits and
adverse inpacts that were encountered during the case studies. Details of the
case studies are available in item 15

17-4. Use of the Methodol ogy. The | arge | and enhancenent benefits that can
accrue fromthe beneficial use of dredged material nake this alternative to
conventional disposal particularly attractive. The nethodol ogy described in
Chapter 17 is a tool that can be used in the planning stages to identify and
eval uate both the tangi ble increase in market value and other benefits to be
derived from beneficial upland | and use. Use of this methodol ogy can only
serve to point out these benefits and/or adverse inpacts so that appropriate
di sposal alternatives will not be overl ooked. The net hodol ogy does not apply
to sites not used as upland human-use sites such as wetl ands. See

para 17-2d(3) for a discussion of other site valuation
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Table 17-1
Case Study Site Physical and Dredged Material Characteristics (item 15)
Depth
to
Founda-
Approximate Soil Characteristics tion
Size Grain Bearing Vegetative Strata
Site Location ha acres Type Size Capacity _Support m _ft
Anacortes Anacortes, WA 11 26  Sand/ Fine Fair Good 8 25
clay
Artificial Island Salem County, NJ 81 200 Silty Fine Fair Good 21 70
clay
loam
Bay Port Green Bay, WI 233 575 Sand/ Fine Poor Good 5 15
clay
E. Potomac Park Washington, D.C. 133 329 Siic/ Fine Poor Good 31 100
clay
Fifth Avenue Marina San Diego, CA 9 22 Fine Fine Fair Good NA
sand
Florida State Hillsborough Co., FL 112 276 Sile/ Fine Poor Good NA
Fairgrounds clay
Hookers Point Tampa, FL 162 400 Silt/ Fine/ Fair Good NA
clay medium
Hoquiam Hoquiam, WA 18 45  Sand/ Fine Fair Good 10 34
silt
Patriots Point Charleston, SC 182 450 Silty Fine Poor Good 18 60
loam
Vicksburg Vicksburg, MS 142 350 Sand/ Fine Good Good 12 40
silt
Virginia Beach Virginia Beach, VA 17 43 Sand & Fine to Fair Poor NA
clay medium
Pelican Island Galveston, TX 1306 3225 Sile/ Fine Fair Good NA
clay
Port Jersey Jersey City, NJ 172 430 Sand/ Fine to Fair Poor 23 75
clay medium
Blount Island Jacksonville, FL 680 1700 sile/ Fine Good Good 25 80
clay
Rivergate Memphis, TN 172 425 Sand/ Medium Good Good NA
. clay
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Table 17-4

Case Study Sites--Associated Benefits/Adverse Inpacts (item 15)

Associated Benefits/Adverse Impacts

lArtificial Island

lAnacortes

Adjusted value increase
Increased business activity
New jobs
Increased taxes/revenues
Sales
Real estate
Community attractiveness
General boost to economy
Operations revenue
Provide needed community facilities
Increased recreation opportunities
Construction jobs
Utility taxes
Decrease in area taxes
Public education (re:
plants)
Increased congestion
Higher property taxes
Environmental degradation
Increased municipal expenses
Limits area development potential
Community concern
Detracts from adjacent vistas
Improved medical care services
Provide needed power
Educational/cultural opportunities
Expands area tourist potential

nuclear power

> Ll
Lol el ~

»

Introduce alternative transportation mode
Create site for administrative offices
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